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ECONOMIC FEASIBITY OF а 425% 
PROCTOR'S PERFORMING ARTS THEATRE F 


This section presents a brief summary of the analysis and recommenda- 


tions that will be detailed in the major feasibility report. Ы 


THE MARKET FOR А PERFORMING ARTS FACILITY 

The market area for a performing arts center potentially to be created 
at Proctor’s Theatre is defined to include essentially the entire Capital Dis- 
trict. This market area is separable into two subareas: namely, a primary 
market area defined as the area within а ten-mile radius of downtown Sehenec- 
tady; and a secondary market area representing a 10 to 25-mile distance from 
downtown Sehenectady. These areas, which are shown in Figure 1, represent а 
total population of approximately 800,000 persons as of 1977. This is more 
than sufficient to support the varied programs and events of a performing 
arts theatre. Furthermore, both the income characteristics and educational 
levels of the market area are conducive to support for the performing arts 
(see Tables 1 through 3). 

However, the Economics Research Associates survey of resident poten- 
tial consumers of the performing arts center 2/ indicates that downtown 5сһеп- 
ectady must establish itself more strongly as a locale for the performing arts. 
For example, as сап be seen in Table 4, analysis of potential consumers геѕ- 
ponses shows: 


. Relative lack ої visitation to the downtown area іп 
general and as a place for dining out and entertain- 
ment in specific. 


• Perceived advantages of a downtown location аге off- 
set by perceived disadvantages of such a location. 


. Understandably, these views аге held more strongly 
by respondents outside of the Schenectady area (е.5., 
Albany and Saratoga counties and western Schenectady 
County). 


Primary Market 
(0-10 mile radius) 


Secondary Market 
(10-25 mile radius) 
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DELINEATION OF THE TOTAL RESIDENT MARKET AREA 


Conversely, the survey responses "also showed: Е 
• A significant unmet demand for performing arts 
facilities, particularly among Schenectady area 
residents. 


. А positive feeling towards rehabilitating and 
reusing Proctor's Theatre. 


. A widespread willingness to patronize Proctor's 
when it is rehabilitated and new programs are 
introduced. 


EXISTING PERFORMING ARTS FACILITIES 


An analysis of current events and facilities in the Capital District 
similar to the type of activities under consideration for Proctor's is а 
major determinant in assessing the feasibility of a new performing arts 
theatre. The major event types and their component facilities reviewed by 
ERA included: musical events, theatrical events, and other similar programs. 

These various events are presently served by relatively few facili- 
ties, and most of these are unsatisfactory in terms of design, capacity, 
availability, and technical attributes. A review of the major facilities 
available for the performing arts in the Capital District is presented in 
Table 5. 


PROJECTION OF EVENT DEMAND 


In quantifying the level and nature of demand for use of Proctor's 
Theatre as a performing arts facility, the following research has been con- 
ducted. First, organizations presenting events related to the performing 
arts were contacted to determine the adequacy of present facilities, the 
number of future events that might be scheduled, and the type and capacity 
required for proper presentation of the event. Then these individuals were 
asked whether the proposed Proctor's Performing Arts Theatre would meet 
their needs and the maximum rent they would be willing to pay to use the 
facility. The results of this survey is presented in Table 6, and a summary 
of current, locally sponsored events is shown in Table 7. 


"и 


Secondly, booking agents and sponsors of traveling entertainment and 
cultural attractions were contacted to determine the physical requirements 
of their events. Also, these individuals were asked whether they considered 
Schenectady a suitable location for their attractions and whether the pro- 
posed Proctor's Theatre would be a suitable house to stage their presenta- 
tions, and whether it would serve the entire Capital District. Based on the 
findings of this research, the level of demand was determined for the Theatre. 
This demand is categorized into the following classifications. 


L Local and regional groups. 

• Visiting artists, orchestras, ballets, and 
theatrical groups. 

. Meetings and conventions. 

e Other groups and events. 


The projected use of Proctor's Theatre by these groups fis: show in 
Table 8. The utilization over the first five years would average 105 event 
days, plus 87 rehearsal days, for a total of 192 days of utilization. Dur- 
ing the first five years, after the program of events is developed at the 
Theatre and the facility is promoted within the Capital District, utiliza- 
tion will increase. Based on usage trends at other performing arts centers 
serving markets of a similar size, ERA is projecting utilization of 238 
event days as of the fifth year of operation. 


FINANCIAL ANALYSIS 

Since the projected use of the Proctor’s Performing Arts Theatre is 
substantially dependent upon support by nonprofit community organizations, 
ERA recommends that the rental rate structure be designed to maximize usage 
rather than break even on expenses. By charging users the actual costs of 
facility operation, rental rates would preclude most local organizations 
from utilizing the Theatre. As a result, usage of the Theatre would be in- 
sufficient to justify the expense of renovation and operation. At the same 
time, the seating capacity and potential market support for Proctor's sug- 
gest that the Theatre could attract an appreciable number of national tour- 


ing artists for which commercial lease rates could be charged. This should 


result іп а two-tier lease structure with one rate for commercial groups and 
a lower rate for local nonprofit organizations. The recommended rental rates 


are shown below (in constant 1978 dollars). 


Rental Rate 
per Day 
Commercial Organization 
Performance $1,100 
Rehearsal/Set-Up 300 
Nonprofit/Local Organization 
Performance 500 
Rehearsal/Set-Up 100 


Rental rates are translated into rental income in Table 9. In addi- 
tion, revenue earned through operation of Proctor's Theatre is expected from 
concession income and special services and equipment rentals. Because it 
will be desirable to support the Arcade shops and restaurant, we conclude 
that concession income will be relatively modest; however, equipment rentals 
should be significant due to the relatively high utilization by local groups 
who will prefer to rent rather than acquire such equipment. 

Based on the facility's expected usage and average attendance per 
event, total earned revenues are expected to equal $53,600 іп 1979 and іп- 
crease to $99,600 by 1983. Of this total, building rents are expected to 
provide 87.3 percent of all earned revenue, with concession income account- 
ing for 1.8 percent and equipment rentals 11.9 percent of total income. See 
Table 10. 

Annual operating expenses for the Theatre are expected from two па- 
jor categories: personnel and maintenance/operating costs. These costs 
are expected to total $110,000 per year in the first year of operation, ris- 
ing to $127,000 by the fifth year. Detail is provided in Table 11. 

As can be seen in Table 12, annual Theatre revenues are not expected | 
to meet the costs of Theatre operation. However, as the Theatre attracts 
more users, the net operating deficit throughout this period is expected to 
decrease from $48,625 in the first year to about $13,000 in the fifth year. 
Thereafter, the expected deficit should stabilize around $13,000, as any 
additional revenues gained through increased usage will be offset by addi- 
tional expenses incurred to service this business. Thus, it appears evident 
that operation of Proctor's as a performing arts facility is contingent upon 
the raising of an annual subsidy averaging about $13,000. 
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